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CITY OF KIRKLAND 
Planning and Building Department 
123 5th Avenue, Kirkland, WA  98033  
425.587.3600 ~ www.kirklandwa.gov  

 
DEVELOPMENT STANDARDS LIST 

FILE: COMTINENTAL DIVID MIXED USE, DRV17-00312 
 

ZONING CODE STANDARDS 

 

95.51.2.a  Required Landscaping.  All required landscaping shall be maintained throughout 
the life of the development. The applicant shall submit an agreement to the city to be recorded 
with King County which will perpetually maintain required landscaping. Prior to issuance of a 
certificate of occupancy, the proponent shall provide a final as-built landscape plan and an 
agreement to maintain and replace all landscaping that is required by the City. 

95.52  Prohibited Vegetation.  Plants listed as prohibited in the Kirkland Plant List shall not 
be planted in the City. 

100.25  Sign Permits.  Separate sign permit(s) are required. In JBD and CBD cabinet signs are 
prohibited. 

105.32  Bicycle Parking.  All uses, except single family dwelling units and duplex structures 
with 6 or more vehicle parking spaces must provide covered bicycle parking within 50 feet of an 
entrance to the building at a ratio of one bicycle space for each twelve motor vehicle parking 
spaces. Check with Planner to determine the number of bike racks required and location. 

105.18  Entrance Walkways.  All uses, except single family dwellings and duplex structures, 
must provide pedestrian walkways between the principal entrances to all businesses, uses, and/or 
buildings on the subject property. 

105.18  Overhead Weather Protection.  All uses, except single family dwellings, multifamily, 
and industrial uses, must provide overhead weather protection along any portion of the building, 
which is adjacent to a pedestrian walkway. 

105.18.2  Walkway Standards.  Pedestrian walkways must be at least 5’ wide; must be 
distinguishable from traffic lanes by pavement texture or elevation; must have adequate lighting 
for security and safety.  Lights must be non-glare and mounted no more than 20’ above the 
ground. 

105.18.2  Overhead Weather Protection Standards.  Overhead weather protection must 
be provided along any portion of the building adjacent to a pedestrian walkway or sidewalk; over 
the primary exterior entrance to all buildings. May be composed of awnings, marquees, canopies 
or building overhangs; must cover at least 5’ of the width of the adjacent walkway; and must be 
at least 8 feet above the ground immediately below it. In design districts, translucent awnings 
may not be backlit; see section for the percent of property frontage or building facade.  

105.19  Public Pedestrian Walkways.  The height of solid (blocking visibility) fences along 
pedestrian pathways that are not directly adjacent a public or private street right-of-way shall be 
limited to 42 inches unless otherwise approved by the Planning or Public Works Directors.  All 
new building structures shall be setback a minimum of five feet from any pedestrian access right-
of-way, tract, or easement that is not directly adjacent a public or private street right-of-way. If 
in a design district, see section and Plate 34 for through block pathways standards. 

105.58  Parking Lot Locations in Design Districts.  See section for standards unique to each 
district. 

105.65  Compact Parking Stalls.  Up to 50% of the number of parking spaces may be 
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designated for compact cars. 

105.60.2  Parking Area Driveways.  Driveways which are not driving aisles within a parking 
area shall be a minimum width of 20 feet. 

105.60.3  Wheelstops.  Parking areas must be constructed so that car wheels are kept at least 
2’ from pedestrian and landscape areas. 

105.60.4  Parking Lot Walkways.  All parking lots which contain more than 25 stalls must 
include pedestrian walkways through the parking lot to the main building entrance or a central 
location. Lots with more than 25,000 sq. ft. of paved area must provide pedestrian routes for 
every 3 aisles to the main entrance.  

105.77  Parking Area Curbing.  All parking areas and driveways, for uses other than detached 
dwelling units must be surrounded by a 6” high vertical concrete curb. 

105.96  Drive Through Facilities.  See section for design criteria for approving drive through 
facilities. 

110.52  Sidewalks and Public Improvements in Design Districts.  See section, Plate 34 
and public works approved plans manual for sidewalk standards and decorative lighting design 
applicable to design districts. 

110.60.5  Street Trees.  All trees planted in the right-of-way must be approved as to species 
by the City.  All trees must be two inches in diameter at the time of planting as measured using 
the standards of the American Association of Nurserymen with a canopy that starts at least six 
feet above finished grade and does not obstruct any adjoining sidewalks or driving lanes. 

115.25  Work Hours.  It is a violation of this Code to engage in any development activity or to 
operate any heavy equipment before 7:00 am. or after 8:00 pm Monday through Friday, or before 
9:00 am or after 6:00 pm Saturday.  No development activity or use of heavy equipment may 
occur on Sundays or on the following holidays:  New Year’s Day, Memorial Day, Independence 
Day, Labor Day, Thanksgiving, and Christmas Day.  The applicant will be required to comply with 
these regulations and any violation of this section will result in enforcement action, unless written 
permission is obtained from the Planning official. 

115.45  Garbage and Recycling Placement and Screening.  For uses other than detached 
dwelling units, duplexes, moorage facilities, parks, and construction sites, all garbage receptacles 
and dumpsters must be setback from property lines, located outside landscape buffers, and 
screened from view from the street, adjacent properties and pedestrian walkways or parks by a 
solid sight-obscuring enclosure. 

115.47  Service Bay Locations.  All uses, except single family dwellings and multifamily 
structures, must locate service bays away from pedestrian areas. If not feasible must screen from 
view. 

115.75.2  Fill Material.  All materials used as fill must be non-dissolving and non-decomposing.  
Fill material must not contain organic or inorganic material that would be detrimental to the water 
quality, or existing habitat, or create any other significant adverse impacts to the environment. 

115.95  Noise Standards.  The City of Kirkland adopts by reference the Maximum 
Environmental Noise Levels established pursuant to the Noise Control Act of 1974, RCW 70.107.  
See Chapter 173-60 WAC.  Any noise, which injures, endangers the comfort, repose, health or 
safety of persons, or in any way renders persons insecure in life, or in the use of property is a 
violation of this Code. 

115.115  Required Setback Yards. This section establishes what structures, improvements 
and activities may be within required setback yards as established for each use in each zone.  

115.115.3.g  Rockeries and Retaining Walls.  Rockeries and retaining walls are limited to a 
maximum height of four feet in a required yard unless certain modification criteria in this section 
are met.  The combined height of fences and retaining walls within five feet of each other in a 
required yard is limited to a maximum height of 6 feet, unless certain modification criteria in this 
section are met. 

115.120  Rooftop Appurtenance Screening.  New or replacement appurtenances on existing 
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buildings shall be surrounded by a solid screening enclosure equal in height to the appurtenance. 
New construction shall screen rooftop appurtenances by incorporating them in to the roof form. 

 
Prior to issuance of a grading or building permit: 

27.06.030 Park Impact Fees.  New residential units are required to pay park impact fees prior 
to issuance of a building permit. Please see KMC 27.06 for the current rate.  Exemptions and/or 
credits may apply pursuant to KMC 27.06.050 and KMC 27.06.060.  If a property contains an 
existing unit to be removed, a “credit” for that unit shall apply to the first building permit of the 
subdivision. 

 
Prior to occupancy: 

95.51.2.a  Required Landscaping.  All required landscaping shall be maintained throughout 
the life of the development. The applicant shall submit an agreement to the city to be recorded 
with King County which will perpetually maintain required landscaping. Prior to issuance of a 
certificate of occupancy, the proponent shall provide a final as-built landscape plan and an 
agreement to maintain and replace all landscaping that is required by the City 

110.60.5  Landscape Maintenance Agreement.  The owner of the subject property shall 
sign a landscape maintenance agreement, in a form acceptable to the City Attorney, to run with 
the subject property to maintain landscaping within the landscape strip and landscape island 
portions of the right-of-way.  It is a violation to pave or cover the landscape strip with impervious 
material or to park motor vehicles on this strip. 
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DEVELOPMENT STANDARDS

DRV18-00312

FIRE DEPARTMENT

FIRE DEPARTMENT COMMENTS

Contact: Grace Steuart at 425-587-3660; or gsteuart@kirklandwa.gov

ACCESS

The project fronts on 3 rights of way.  The distance between 132nd and 131st is approximately 350 feet.  The fire 

department has no additional requirements for vehicular access; access as proposed with a pedestrian pathway 

across the north side, is adequate.   (i.e. a fire lane across the north part of the project is not required).

HYDRANTS

2 new hydrants are required to be installed; one on 131st near the northern property line; and one on 132nd, near 

the northern property line.  Both new hydrants as well as the existing hydrant on 132nd shall be equipped with a 5" 

Storz fitting. 

FIRE FLOW 

Fire flow requirement is based on size of building and type of construction.   For a 135,000 square foot building and 

based on worst case scenario for type of construction (V-1hr); from Table B105.1 of the IFC, the fire flow 

requirement will be 1,800 gpm.

Fire flow on NE 85th and 132nd Ave NE is 6500 gpm, which is adequate.  

However, fire flow on 131st is less than 1,500 gpm due to 4" lines.  The fire flow on NE 131st must be improved to 

at least 1,800 gpm.  

FIRE SPRINKLERS

A sprinkler system is required to be installed throughout the large building and garage. 

A separate permit is required from the Fire Department prior to installation. Submit three sets of plans, 

specifications and calculations for approval; or submit electronically. All plans shall be designed and stamped by a 

person holding a State of Washington Certificate of Competency Level III certification. The system shall be installed 

by a state licensed sprinkler contractor. REF RCW 18.60 State of Washington.

A dedicated sprinkler riser room is required and it shall be placed on an exterior wall.  The underground line shall 

run from the outside directly up into the riser room (meaning, it shall not run under the slab for any distance nor 

through unheated space which would require the use of heat tape or insulation).  If the riser room has direct access 

from the outside, a PIV is not required.  The sprinkler riser room may be used for other mechanical equipment, but 

not for the main electrical room nor shall it be used for storage; it may be used to house the fire alarm panel.

NOTE:  TWO PERMITS are required from the Fire Department for installation of the fire sprinkler system, one for 

the underground and one for the sprinkler system itself.  No work shall be performed on the sprinkler system 

without a Fire Department permit. 

The civil drawings may be used as reference but do not constitute permission to install the fire sprinkler 

underground.  The underground permit is NOT over-the-counter, so should be applied for well in advance of the 

anticipated date of start of construction.

\\SRV-EGOVAPP02\Reports\PCD Planning Conditions.rpt
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(If the small office building on the corner of NE 85th and 131st Ave NE is under 5,000 square feet, has no 

residential component, and it not connected to the underground parking, fire sprinklers are not required in this 

specific building.)  

FIRE ALARM

A fire alarm system is required to be installed throughout the large building/garage. A separate permit is required 

from the Fire Department prior to installation. Submit three sets of plans and specifications for approval; or the 

permit may be applied for electronically at MyBuildingPermit.com. The system shall comply with Washington State 

Barrier Free requirements regarding installation of visual devices and pull stations. The specific requirements for 

the system can be found in Kirkland Operating Policy 10.

(If the small office building does not require a fire sprinkler system ((see above)), then a fire alarm system is also 

not required.)  

FIRE EXTINGUISHERS

Portable fire extinguishers  are required per Section 906 of the IFC.  Travel distance to a fire extinguisher shall not 

exceed 75 feet as measured along the route of travel.

KEY BOX

A Key box is required (Knox Box). It shall be installed in an approved accessible location no higher than six feet 

above grade. In most cases it will be located at the front entrance to the building.  The box may be purchased 

on-line at www.knoxbox.com; or by filling out an order form which is available from the Fire Department office.  

Contact the Fire Prevention Bureau at 425-587-3650 for more information. 

BUILDING RADIO COVERAGE

This is not a requirement for a radio system per se, only giving information that the building "may" need a radio 

system because it is not exempted outright from the requirement (via any of the below thresholds).  During the 

construction process, the building shall be evaluated for radio coverage.  If it is determined that a radio system is 

required, a fire department construction permit is required for installation.   

IFC 510.1 (KMC amended) Emergency Responder Radio Coverage. All new buildings shall have approved radio 

coverage for emergency responders within any building meeting any of the following conditions.

1. There are more than five stories above grade plane (as defined by the International Building Code, Section 202);

2. The total building area is 50,000 square feet or more;

3. The total basement area is 10,000 square feet or more;

Exception:

1. Buildings and area of buildings that have minimum radio coverage signal strength levels of the King County 

Regional 800 MHz Radio System within the building in accordance with Section 510.4.1.

PUBLIC WORKS DEPARTMENT

PUBLIC WORKS CONDITIONS

Public Works Staff Contacts

Land Use and Pre-Submittal Process:

Building and Land Surface Modification (Grading) Permit Process:

John Burkhalter, Development Engineer Supervisor

Phone: 425-587-3846 Fax: 425-587-3807

E-mail:   jburkhalter@kirklandwa.gov

General Conditions:

 

1. All public improvements associated with this project including street and utility improvements, must meet the 
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City of Kirkland Public Works Pre-Approved Plans and Policies Manual.  A Public Works Pre-Approved Plans and 

Policies manual can be purchased from the Public Works Department, or it may be retrieved from the Public Works 

Department's page at the City of Kirkland's web site. 

2. This project will be subject to Public Works Permit and Connection Fees.  It is the applicant’s responsibility to 

contact the Public Works Department by phone or in person to determine the fees. The applicant should anticipate 

the following fees:

o Water, Sewer, and Surface Water Connection Fees (paid with the issuance of a Building Permit)

o Side Sewer Inspection Fee (paid with the issuance of a Building Permit)

o Septic Tank Abandonment Inspection Fee

o Water Meter Fee (paid with the issuance of a Building Permit)

o Right-of-way Fee

o Review and Inspection Fee (for utilities and street improvements).

o Building Permits associated with this proposed project will be subject to the traffic, park, and school impact 

fees per Chapter 27 of the Kirkland Municipal Code.  The impact fees shall be paid prior to issuance of the Building 

Permit(s). Any existing buildings within this project which are demolished will receive a Traffic Impact Fee credit, 

Park Impact Fee Credit and School Impact Fee Credit.  This credit will be applied to the first Building Permits that 

are applied for within the project. The credit amount for each demolished building will be equal to the most currently 

adopted Fee schedule.   In addition, the Project has a $35,775 impact fee credit for the land they gave as 

right-of-way for the NE 85th Street Corridor Improvements Project.

3. Performance and Maintenance Securities:

• There is a standard right of way Performance Security ranging from $10,000.00 to 30,000.00 (value determined 

based on amount of right-of-way disruption).  This security will be held until the project has been completed.  

• Once the Project has been completed there will be a condition of the permit to establish a two year 

Maintenance Security.  Value to be determined.

4. Prior to submittal of a Building or Zoning Permit, the applicant must apply for a Concurrency Test Notice.  

Contact Thang Nguyen, Transportation Engineer, at 425-587-3869 for more information.  A separate Concurrency 

Permit will be created. 

5. After Concurrency has passed a certificate will be issued that will read as follows: CERTIFICATE OF 

CONCURRENCY:  This project has been reviewed and approved for water, sewer, and traffic concurrency.  Any 

water and sewer mitigating conditions are listed within the conditions below. Any traffic mitigating conditions will be 

found in an attached memorandum from the Public Works Traffic Engineering Analyst to the Planning Department 

Project Planner.  Upon issuance of this permit, this project shall have a valid Certificate of Concurrency and 

concurrency vesting until the permit expires. This condition shall constitute issuance of a Certificate of Concurrency 

pursuant to chapter 25.12 of the Kirkland Municipal Code.

6. All civil engineering plans which are submitted in conjunction with a building, grading, or right-of-way permit 

must conform to the Public Works Policy G-7, Engineering Plan Requirements.  This policy is contained in the 

Public Works Pre-Approved Plans and Policies manual.

7. All street improvements and underground utility improvements (storm, sewer, and water) must be designed by 

a Washington State Licensed Engineer; all drawings shall bear the engineers stamp.

8. All plans submitted in conjunction with a building, grading or right-of-way permit must have elevations which are 

based on the King County datum only (NAVD 88).

9. A completeness check meeting is required prior to submittal of any Building Permit applications.

10. Prior to issuance of any commercial or multifamily Building Permit, the applicant shall provide a plan for 

garbage storage and pickup.  The plan shall conform to Policy G-9 in the Public Works Pre-approved Plans and be 

approved by Waste Management and the City.

11. The required tree plan shall include any significant tree in the public right-of-way along the property frontage.
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Sanitary Sewer Conditions:

1. The existing sanitary sewer main within the public right-of-way along the front of the property is adequate to 

serve all the lots within the proposed project.

2. The following is the status of the Emergency Sewer Program Liens according to our records for each property 

associated with this development.  These Liens will need to be paid off prior to issuance of any permit.  Some of 

these may have been paid off since 2013, but I didn’t recheck their status for this meeting.

• 8525 132nd Ave NE            Released

• 8519 132nd Ave  NE           Released

• 8505 132nd Ave NE            Lien - $19,387.06

• 8526 131st Ave NE             Lien - $14,735.44

• 8520 131st Ave NE             Released

• 13104 NE 85th St                Released

• 13112 NE 85th St                Released

• 13112 NE 85th St                Lien - $19,387.06

3. Provide a side sewer stub sized to accommodate the Project.

4. All side sewer stubs serving the property shall be PVC type pipe per Public Works Pre-approved Plans Sanitary 

Sewer Design Criteria.  Any side sewer not meeting this standard shall be removed and replaced.

5. Any businesses serving food or drink are required to have grease interceptor on the waste line prior to 

discharge to the City sewer system.  The interceptor shall be sized per the Uniform Plumbing Code (minimum).  

Water System Conditions:

1. The existing water main in the public right-of-way along the front of the subject property is adequate to serve 

domestic needs, but needs some upgrades to meet fire flow requirements.  We will have RH2 model the system to 

provide a minimum of 2500 gpm in our system adjacent to the Project per Fire Department requirements.  The 

specific area of concern is 131st Ave NE which only has a flow of approximately 1,500 gpm.  The results will need 

to be incorporated into your Civil Design and constructed prior to Building Permit final.

2. Provide water service(s) from the water main to serve the Project; City of Kirkland will set the water meter(s). 

The water meter size is determined when the Building Permit is submitted and shall be sized per the Uniform 

Plumbing Code.  Residential units typically require ¾” meters, but may be served by one large meter.

3. The existing water service shall be abandoned unless otherwise approved by the Development Engineer or 

Construction Inspector. 

4. In mixed-use projects each use shall have a separate water meter, e.g., the retail use shall have a separate 

water meter from residential use.

Surface Water Conditions:

1. Provide temporary and permanent storm water control in accordance with the 2016 King County Surface Water 

Design Manual (the Manual) and the City of Kirkland Addendum (Policy D-10). 

2. To determine the drainage review level required, the target impervious surface area is the maximum allowable 

lot coverage area for the project, plus any offsite improved impervious areas. See Policies D-2 and D-3 in the 

Public Works Pre-Approved Plans for drainage review information, or contact Kirkland Surface Water staff at (425) 

587-3800 for assistance. The Kirkland Drainage Review Flow Chart is a helpful tool to determine a project’s 
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drainage review level. Drainage review levels are summarized below:

•         Full Drainage Review

o Any non-residential project that creates more than 2,000 sf of new and/or replaced impervious surface, or 

greater than 7,000 sf of land disturbing activity will trigger a Full Drainage Review.

o For single family residential projects that do not fall under Simplified Drainage Review, they will be a Full 

Drainage Review.

3. If a stormwater detention system is required, it shall be designed to Level 2 standards.  Historic (forested) 

conditions shall be used as the pre-developed modeling condition.

4. Evaluate the feasibility and applicability of dispersion, infiltration, and other stormwater Low Impact 

Development (LID) facilities per the 2016 King County Surface Water Design Manual.  If feasible, stormwater LID 

facilities are required.  If LID is determined to be infeasible, a Surface Water Adjustment is required for the project. 

Also, if LID is infeasible, pervious pavement cannot be used to reduce overall impervious lot coverage.

5. Special inspections may be required for LID facilities on this project. Provide documentation of inspections by a 

licensed geotechnical professional that the facility will function as designed.

6. If the project will create or replace more than 5,000 square feet of new impervious area that will be used by 

vehicles (PGIS - pollution generating impervious surface).  Provide stormwater quality treatment per the 2016 King 

County Surface Water Design Manual.  The enhanced treatment level is required for multi-family residential, 

commercial, and industrial projects.

7. Because this project site is one acre or greater, the following conditions apply:

• Amended soil requirements (Pre-Approved Plan CK-E.12) must be used in all landscaped areas.

• If the project meets minimum criteria for water quality treatment (5,000 sf pollution generating impervious 

surface area), the enhanced level of treatment is required if the project is multi-family residential, commercial, or 

industrial.  Enhanced treatment targets the removal of metals such as copper and zinc.

• The applicant is responsible to apply for a Construction Stormwater General Permit from Washington State 

Department of Ecology.  Provide the City with a copy of the Notice of Intent for the permit.  Permit Information can 

be found at the following website:   http://www.ecy.wa.gov/programs/wq/stormwater/construction/

o Among other requirements, this permit requires the applicant to prepare a Storm Water Pollution Prevention 

Plan (SWPPP) and identify a Certified Erosion and Sediment Control Lead (CESCL) prior to the start of 

construction.  The CESCL shall attend the City of Kirkland PW Dept. pre-construction meeting with a completed 

SWPPP.

• Turbidity monitoring by the developer/contractor is required if a project contains a lake, stream, or wetland.

• A Stormwater Pollution Prevention and Spill (SWPPS) Plan must be kept on site during all phases of 

construction and shall address construction-related pollution generating activities.  Follow the guidelines in the 2016 

King County Surface Water Design Manual for plan preparation.

8. Provide a level one off-site analysis (based on the King County Surface Water Design Manual, core 

requirement #2).

9. Provide an erosion control report and plan with Building or Land Surface Modification Permit application.  The 

plan shall be in accordance with the 2009 King County Surface Water Design Manual.

10. Construction drainage control shall be maintained by the developer and will be subject to periodic inspections.  

During the period from May 1 and September 30, all denuded soils must be covered within 7 days; between 

October 1 and April 30, all denuded soils must be covered within 12 hours.  Additional erosion control measures 

may be required based on site and weather conditions.  Exposed soils shall be stabilized at the end of the workday 

prior to a weekend, holiday, or predicted rain event.

11. Provide collection and conveyance of right-of-way storm drainage.

12. Provide a plan and profile design for the storm sewer system.
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13. Provide a 15' wide access easement to the storm detention control manhole;   easement must be improved 

with 10' of asphalt and drainage control to protect against erosion.

Street and Pedestrian Improvement Conditions: 

1. The subject property abuts 132nd Ave NE, NE 85th St and 131st Ave NE.  These streets are Arterial, Arterial 

and Neighborhood Access type streets, respectively.  Zoning Code sections 110.10 and 110.25 require the 

applicant to make half-street improvements in rights-of-way abutting the subject property.  Section 110.30-110.50 

establishes that this street must be improved with the following: 

A. 132nd Ave NE Improvements:

• Remove curb, gutter and sidewalk, and install an 8 foot wide buffered bike lane, Type A curb, 4.5’ wide planter 

with street trees 30’ on center, and a 5’ wide sidewalk. (condition revised after discussions with RJ and JP; 5 foot 

bike lane to remain with current curb alignment and provide/enhance 8 foot sidewalk with street trees 30 foot 

on-center in 4x6 tree wells).

• The curb radius at the intersection with 85th may remain as is to maintain the existing 5’ wide bike lane.

B. NE 85th Street Improvements:

• Replace and cracked or broken curb, gutter and sidewalk.

• Remove curb cuts and replace curb, gutter and sidewalk accordingly.

• The City of Kirkland is open to exploring the possibility of parallel parking along the NE 85th St frontage and 

would want to review a comprehensive traffic study before granting any approval.  Please contact Thang Nguyen 

for details of the study requirements.  In addition, the following improvements would be required.

o Move the face of curb back 8 feet to allow for the parking lane.

o Provide a 7 foot wide sidewalk, 6.5 foot wide planter with street trees 30 foot on-center, and pedestrian lighting 

every 60 feet on-center.

o Dedicate sufficient right-of-way to encompass the improvements.

C. 131st Ave NE Improvements:

• Install curb and gutter 18 feet from centerline of right-of-way to face of curb.

• Provide a 4.5 foot planter strip with street trees 30 foot on-center and a 5 foot sidewalk.

• Dedicate 5 foot of right-of-way along the frontage.

2. When three or more utility trench crossings occur within 150 lineal ft. of street length or where utility trenches 

parallel the street centerline, the street shall be overlaid with new asphalt or the existing asphalt shall be removed 

and replaced per the City of Kirkland Street Asphalt Overlay Policy R-7.  

• Existing streets with 4-inches or more of existing asphalt shall receive a 2-inch (minimum thickness) asphalt 

overlay.  Grinding of the existing asphalt to blend in the overlay will be required along all match lines.

• Existing streets with 3-inches or less of existing asphalt shall have the existing asphalt removed and replaced 

with an asphalt thickness equal or greater than the existing asphalt provided however that no asphalt shall be less 

than 2-inches thick and the subgrade shall be compacted to 95% density. 

3. Meet the requirements of the City of Kirkland Driveway Pre-Approved Policy R-4. 

• Driveways along 132nd Ave NE and 131st Ave NE shall be located a minimum of 150 feet north of the 

intersections with 85th measured from the face of curb.  The presubmittal documents are not dimensioned so this 

could not be verified.  All driveways will be reviewed during SEPA as part of the traffic and parking analysis.

• No driveways from 85th are allowed.

4. For Multi-family projects, the garage access serving more than 1 unit shall be at least 20 ft. wide.  This 

comment is in reference to any parking garage not individual garages for townhomes that may be requested.

5. All street and driveway intersections shall not have any visual obstructions within the sight distance triangle.  

See Public Works Pre-approved Policy R.13 for the sight distance criteria and specifications.  

6. It shall be the responsibility of the applicant to relocate any above-ground or below-ground utilities which 

conflict with the project associated street or utility improvements.

7. Underground all new and existing on-site utility lines and overhead transmission lines.
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8. Underground any new off-site transmission lines.

9. Zoning Code Section 110.60.9 establishes the requirement that existing utility and transmission (power, 

telephone, etc.) lines on-site and in rights-of-way adjacent to the site must be underground.  The Public Works 

Director may determine if undergrounding transmission lines in the adjacent right-of-way is not feasible and defer 

the undergrounding by signing an agreement to participate in an undergrounding project, if one is ever proposed.  

In this case, the Public Works Director has determined that undergrounding of existing overhead utility on NE 85th 

Street, 132nd Avenue NE and 131st Avenue NE is feasible at this time and the undergrounding of off-site/frontage 

transmission lines should not be deferred with a Local Improvement District (LID) No Protest Agreement.  

10. New LED street lights may be required along the 131st Avenue NE and 132nd Avenue NE Project frontages 

per Puget Power design and Public Works approval.  Contact the INTO Light Division at PSE for a lighting analysis.  

If lighting is necessary, design must be submitted prior to issuance of a grading or building permit. 

11. A striping plan for the street must be submitted with the building or grading permit.
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10/25/2017 KZC 53.80 User Guide.

http://www.codepublishing.com/WA/Kirkland/?html/KirklandZNT.html 1/2

53.80 User Guide.

The charts in KZC 53.84 contain the basic zoning regulations that apply in the RH 8 zone of the City. Use these charts by reading down the left hand column entitled
Use. Once you locate the use in which you are interested, read across to find the regulations that apply to that use.

Section 53.82 Section 53.82 – GENERAL REGULATIONS
The following regulations apply to all uses in this zone unless otherwise noted:

1.     Refer to Chapter 1 KZC to determine what other provisions of this code may apply to the subject property.

2.     Development creating four or more new dwelling units that includes lots or portions of lots adjoining 131st Avenue NE or 132nd Avenue NE that
are located more than 120 feet north of NE 85th Street shall provide at least 10 percent of the units as affordable housing units as defined in
Chapter 5 KZC. See Chapter 112 KZC for additional affordable housing incentives and requirements.

3.     For structures located within 30 feet of a parcel in a low density zone (or a low density use in PLA 17), KZC 115.136 establishes additional
limitations on structure size.

4.    On lots that are not abutting NE 85th Street or are not consolidated with at least one lot abutting NE 85th Street, development shall be subject
to the permitted uses and regulations in the RSX zone, except that isolated parcels may be developed independently with office use.

5.    If the lot area of the subject property is equal to or greater than 18,000 square feet, maximum building height is 35 feet above average building
elevation, except maximum building height is 30 feet within 30 feet of an RSX zone, on lots located more than 120 feet north of NE 85th Street,
between 132nd Avenue NE and parcels abutting 131st Avenue NE.

 6.    The ground floor of all structures on the subject property shall be a minimum of 15 feet in height. This requirement does not apply to:
a.    The following uses: vehicle service stations, automotive service centers, private lodges or clubs, stacked dwelling units, churches, schools,
day-care centers, mini-schools or mini-day-care centers, assisted living facilities, convalescent centers or nursing homes, public utilities,
government facilities or community facilities.
b.    Parking garages.
c.    Additions to existing nonconforming development where the Planning Official determines it is not feasible.

 7.    Within required front yards, canopies and similar entry features may encroach; provided, that the total horizontal dimension of such elements
may not exceed 25 percent of the length of the structure.

 8.    Some development standards or design regulations may be modified as part of the design review process. See Chapters 92 and 142 KZC for
requirements.

 9.    The Public Works Official shall approve the number, location and characteristics of driveways on NE 85th Street in accordance with the
driveway and sight distance policies contained in the Public Works Pre-Approved Plans manual. Taking into consideration the characteristics of this
corridor, the Public Works Official may:

a.    Require access from side streets; and/or
b.    Encourage properties to share driveways, circulation and parking areas; and/or
c.    Restrict access to right turn in and out; or
d.    Prohibit access altogether along NE 85th Street.

(GENERAL REGULATIONS CONTINUED ON NEXT PAGE)

 (GENERAL REGULATIONS CONTINUED FROM PREVIOUS PAGE)
10.    Drive-through and drive-in facilities are not permitted in this zone.

 11.    See Chapters 100 and 162 KZC for information about nonconforming signs. KZC 162.35 describes when nonconforming signs must be
brought into conformance or removed.

 12.    For lighting requirements associated with development see KZC 115.85(2).

 13.    Prior to any of the following uses occupying a structure on a property adjoining a residential zone, the applicant shall submit a noise study
prepared by a qualified acoustical consultant for approval by the Planning Official:

•    Establishments expected to operate past 9:00 p.m.
•    Retail establishment providing entertainment, recreational or cultural activities.
•    Veterinary offices.
•    Any establishment where animals are kept on site.
•    Establishments involving a large truck loading dock for deliveries.

    The study shall verify that the noise expected to emanate from the site adjoining any residential-zoned property complies with the standards
specified in KZC 115.95(1) and (2) and WAC 173-60-040(1) for a Class B source property and a Class A receiving property.

 14.    A City entryway feature shall be provided on the parcel located at the northwest corner of the intersection of NE 85th Street and 132nd
Avenue, or adjacent parcel under common ownership with such parcel. Entryway features shall include such elements as: a sign, art, landscaping
and lighting. See Chapter 92 KZC, Design Regulations.
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.010 Office Use D.R., 
Chapter 142 
KZC.

None 10' 
adjacent 
to NE 
85th St., 
otherwise 
20'.

0' 15' 70% 30' above 
average 
building 
elevation.

See Gen. 
Regs. 3 and 
5.

A D If a medical, den-
tal or veterinary 
office, then 1 per 
each 200 sq. ft. 
of gross floor 
area.
Otherwise, 1 per 
each 300 sq. ft. 
of gross floor 
area.

1. The following regulations apply to veterinary offices only:
a. May only treat small animals on the subject property.
b. Outside runs and other outside facilities for the animals are not permit-

ted.
2. Ancillary assembly and manufacture of goods on the premises of this use 

are permitted only if:
a. The ancillary assembled or manufactured goods are subordinate to and 

dependent on this use.
b. The outward appearance and impacts of this use with ancillary assem-

bly or manufacturing activities must be no different from other office 
uses.

.020 Restaurant E 1 per each 100 
sq. ft. of gross 
floor area.

1. May not be located above the ground floor of a structure.
2. Gross floor area for each individual use may not exceed 4,000 sq. ft.

.030 Entertainment, 
Cultural and/or 
Recreational 
Facility

See KZC 105.25. 1. Gross floor area for each individual use may not exceed 4,000 sq. ft.

.040 Any Retail Estab-
lishment other 
than those specif-
ically listed, lim-
ited or prohibited 
in this zone, sell-
ing goods or pro-
viding services, 
including bank-
ing and related 
financial ser-
vices.

D 1 per each 300 
sq. ft. of gross 
floor area.

1. The following uses are not permitted in this zone:
a. Vehicle service stations.
b. Automotive service centers.
c. Uses with drive-in facilities or drive-through facilities.
d. Retail establishments providing storage services unless accessory to 

another permitted use.
e. A retail establishment involving the sale, service or rental of motor vehi-

cles, sailboats, motor boats, recreation trailers, heavy equipment and 
similar vehicles; provided, that motorcycle sales, service or rental is 
permitted if conducted indoors.

f. Storage and operation of heavy equipment, except delivery vehicles 
associated with retail uses.

g. Storage of parts unless conducted entirely within an enclosed structure.
2. This use may not be located above the ground floor of a structure except 

for personal service establishments that provide services involving the 
care of a person, or of a person’s apparel, such as laundry and dry clean-
ing services, beauty shops, barber shops, shoe repair shops and tailors 
may be located above the ground floor; provided, that the use of exterior 
areas adjoining residential uses is prohibited.

REGULATIONS CONTINUED ON NEXT PAGE
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U S E  Z O N E  C H A R TSection 53.84

(Revised 4/16) Kirkland Zoning Code
292.50

 Zone
RH 8

.040 Any Retail Estab-
lishment other 
than those specif-
ically listed, lim-
ited or prohibited 
in this zone, sell-
ing goods or pro-
viding services, 
including bank-
ing and related 
financial ser-
vices. (continued)

REGULATIONS CONTINUED FROM PREVIOUS PAGE

3. Gross floor area for each individual use may not exceed 4,000 sq. ft.
4. A delicatessen, bakery, or other similar use may include, as part of the 

use, accessory seating if:
a. The seating and associated circulation area does not exceed more 

than 10 percent of the gross floor area of the use; and
b. It can be demonstrated to the City that the floor plan is designed to pre-

clude the seating area from being expanded.
5. Retail establishments selling marijuana or products containing marijuana 

are not permitted on properties abutting the school walk routes shown on 
Plate 46.

.050 Stacked Dwelling 
Units
See Spec. Reg. 
1.

D.R., 
Chapter 142 
KZC.

None 10' 
adjacent 

to NE 
85th St., 

otherwise 
20'.

0' 15' 70% 30' above 
average 
building 
elevation.

See Gen. 
Regs. 3 and 
5.

A A 1.2 per studio 
unit.
1.3 per 1 
bedroom unit.
1.6 per 2 
bedroom unit.
1.8 per 3 or more 
bedroom unit.
See KZC 105.20 
for visitor parking 
requirements.

1. This use may not be located on the ground floor of a structure.
2. Chapter 115 KZC contains regulations regarding home occupations and 

other accessory uses, facilities and activities associated with this use.

.060 Assisted Living 
Facility, 
Convalescent 
Center or Nursing 
Home
See Spec. Reg. 
1.

Independent unit: 
1.7 per unit.
Assisted living 
facility: 1 per unit.
Convalescent 
Center or Nurs-
ing Home: 1 per 
each bed.

1. This use may not be located on the ground floor of a structure.
2. Chapter 115 KZC contains regulations regarding home occupations and 

other accessory uses, facilities and activities associated with this use.

.070 Church 1 per every 4 
people based on 
maximum occu-
pancy load of 
any area of wor-
ship. See Spec. 
Reg. 1.

1. No parking is required for day-care or school ancillary to the use.
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(Revised 4/16) Kirkland Zoning Code
292.51

U S E  Z O N E  C H A R TSection 53.84
 Zone
RH 8

.080 School, Day-
Care Center, 
Mini-School or 
Mini-Day-Care 
Center

D.R., 
Chapter 142 
KZC.

None 10' 
adjacent 
to NE 
85th St., 
otherwise 
20'.

0' 15' 70% 30' above 
average 
building 
elevation.

See Gen. 
Regs. 3 and 
5.

A B See KZC 105.25. 1. A six-foot-high fence is required only along the property lines adjacent to 
the outside play areas.

2. An on-site passenger loading area must be provided. The City shall 
determine the appropriate size of the loading areas on a case-by-case 
basis, depending on the number of attendees and the extent of the abut-
ting right-of-way improvements. Carpooling, staggered loading/unload-
ing time, right-of-way improvements or other means may be required to 
reduce traffic impacts on nearby residential uses.

3. May include accessory living facilities for staff persons.
4. To reduce impacts on nearby residential uses, hours of operation of the 

use may be limited and parking and passenger loading areas relocated.
5. For school use, structure height may be increased, up to 35 feet, if:

a. The school can accommodate 200 or more students; and
b. The required side and rear yards for the portions of the structure 

exceeding the basic maximum structure height are increased by one 
foot for each additional one foot of structure height; and

c. The increased height is not specifically inconsistent with the applicable 
neighborhood plan provisions of the Comprehensive Plan.

d. The increased height will not result in a structure that is incompatible 
with surrounding uses or improvements.

.090 Public Utility 1. Landscape Category A or B may be required depending on the type of 
use on the subject property and the impacts associated with the use on 
the nearby uses.

.100 Government 
Facility
Community Facil-
ity

C
See 
Spec. 
Reg. 1.

.110 Public Park Development standards will be determined on a case-by-case basis. See KZC 45.50 for required review 
process.
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1

Tony Leavitt

From: Junyan Lin <junyan_lin@hotmail.com>
Sent: Tuesday, June 19, 2018 5:51 PM
To: Tony Leavitt
Subject: DRV18-00312 

Hello Mr Leavitt, 
 
My name is Junyan Lin. I'm the home owner of 8535 132nd Ave NE Kirkland WA 98033, which is directly to the 
north of project DRV18‐00312. I'd like to get more information about this project, as detailed as possible.  
 
I'm very concerned about the proposal.  

1. We have mostly single family houses around this area. Adding 133 residential units is a very significant 
increase to the residential population. What is the plan to update infrastructure including traffic, 
school, etc to support the new families? The traffic is already very bad at the 85th St/132nd Ave 
intersection in the morning, especially Sundays.  

2. There are quite a few beautiful old trees on the lot of DRV18‐00312, which is a huge bonus for the 
overall environment of this area. I noticed that a couple of trees have already been removed around 
the corner of 85th St and 132nd Ave last year. How many more trees are going to be removed? It took 
so much time for trees to grow to this big. And we have all sorts of birds and squirrels living on those 
trees.  Please be considerate, save the trees and protect our environment. 

3. A much taller building right behind my house could potentially a big threat to my privacy. I have 
skylights in the bathroom! This was never a concern when all surrounded houses are about the same 
height.  

Looking forward to more information for this project. And if possible, would you please keep me updated on 
the subject? Thank you so much for your time. 
 
Best regards, 
Junyan Lin 

DRV18-00312 
ATTACHMENT 5
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1

Tony Leavitt

From: S. Davis <spicker76@yahoo.com>
Sent: Thursday, June 21, 2018 10:14 AM
To: Tony Leavitt
Subject: Permit No. DRV18-00312

 HI,  I am not in support.  In 2014 this developed had 6 parcels changed from residential to RH 8 via a 
CAR.  So of these 8 parcels, 6 were originally zoned RSx 7.2.  Now they are want to change a office 
zoning max 30 ft in height to high density mixed use 4 story building! 
 
I believe the city needs to understand the impact to the community and the area for traffic purposes. 
 
 
Susan Davis 
12923 NE 101st Place 
4257390605 
 
 spicker76@yahoo.com Have a GREAT day! : ) 
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Tony Leavitt

From: cr8tive <cr8tive@frontier.com>
Sent: Thursday, June 21, 2018 11:04 AM
To: Tony Leavitt
Subject: Permit # DRV18-00312 -  85th & 132nd Project Public Comment

Hello Tony, 
I appreciate your time to answer my questions today. As a 22-year resident on this street, I have extreme concerns about 
this project and am unable to attend the July 2 meeting. 

 To recap, my questions and concerns include: 

 When were the residential properties, specifically 8526 and 8520, rezoned from residential to commercial? I was 
aware of the plan for commercial on 85th, but was not aware that it advanced into our neighborhood.  

 What density were they rezoned to?  

 Have any other properties on our street been rezoned? 

 Myself and my neighbors did not receive any prior notice of this Design Review meeting or development plans for 
this property.   

 The density of a project with this excessive size is out of place in the North Rose Hill neighborhood.  

 As a teacher at Mark Twain Elementary, I am very aware of the current overcrowding issue and a project of this 
size will have a tremendous impact on this school. 

 As a participant in the Solarize Kirkland project, my investment in green energy will be significantly impacted with 
a 4-story building 30ft from my property. 

 I am concerned about the intense odor and noise that will come from the pet relief area located next to my 
property. 

 Upkeep of the property is an additional concerns since the City of Kirkland currently does not respond to property 
maintenance concerns of vehicles parked on front yards, vehicle storage on the street and trash cans out 24/7 of 
many of the rental properties in the area. 

 Since the 85th street upgrade and the addition of the double yellow line, it is difficult to turn north on to our street 
off of 85th. Morning and afternoon rush hour traffic makes it tremendously difficult to leave or enter 131st. I can't 
imagine how we will access 85th or our neighborhood with the increase of 200+ cars for this multi-use project. On 
days that City Church/Church Home are in session, it is also difficult to get in or out of our street, 85th and 132nd.

 With Northwest Animal Eye Specialists on the corner at 13020, our street has become increasingly congested 
with employee and customers parking down 131st and NE 87th St. Frequently, we can't not park in front of our 
own home while mail and trash services are also blocked. I am concerned with the additional overflow parking 
that the 134 units will create. 

Thank you for your time to address these concerns. 
 
Lynn Armstrong 
8534 131 AVE NE 
Kirkland WA 98033 
425-301-4142 
Cr8tive@frontier.com 
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Tony Leavitt

From: Hartnell Nancy <legs1st@gmail.com>
Sent: Sunday, June 24, 2018 1:47 AM
To: Tony Leavitt
Subject: Permit # DRV18-00312

Mr. Leavitt, 
 
I am opposed to the approval of the project with the permit number listed in the subject line.  Adding more 
congestion to 85th, adding more children to the schools in the area and the fact that Rose Hill is talking about 
the storm runoff all all things that will be impacted by another mega build.   
 
Please keep me informed as to this project. 
 
Mrs. Nancy Hartnell 
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